
BEAVERCREEK PLANNING COMMISSION 
REGULAR MEETING, May 1, 2013 
  
PRESENT: Mr. Groesbeck, Mr. Kruszynski, Mr. Self, Mr. Tornichio 
 
ABSENT: Mr. Archibald 
 
Chairman Self called the meeting to order followed by roll call.  
 
Mr. Self asked  Clerk Gillaugh if she was expecting Mr. Archibald. Clerk Gillaugh stated 
as far as she was aware Mr. Archibald was planning on attending the meeting. Mr. Self 
said he would wait until later in the meeting to ask for a motion to excuse Mr. Archibald 
in case he was running behind.  
 
Mr. Kruszynski MOVED approval of the agenda. Motion was seconded by Mr. 
Groesbeck and PASSED by majority voice vote.  
 
Mr. Kruszynski MOVED approval of the March 6, 2013 minutes. Motion was seconded 
by Mr. Tornichio and PASSED by majority voice vote.  
 
PUBLIC HEARINGS  
PUD 13-2, Knickerbocker Rezoning, PUD 538 and R-1A to C-PUD  
Clerk Gillaugh read the notice of public hearing on an application filed by Tom 
Knickerbocker, 2001 State Route 68 North, Xenia, OH 45385. The applicant requests 
rezoning and concept plan approval of approximately 1.4 acres located at 4011 Dayton-
Xenia Road from PUD 538 to C-PUD Commercial Planned Unit Development and 1533 
and 1543 Grange Hall Road from R-1A One Family Residential District to C-PUD 
Commercial Planned Unit Development. The properties are further described as Book 
2, Page 4, Parcels 1, 9 and 10 on the Greene County Property Tax Atlas. 
 
Tom Knickerbocker, Knickerbocker Swimming Pools, stated they have leased a location 
on Dayton-Xenia Road for many years. He said they have purchased the building at the 
corner of Dayton-Xenia Road and Grange Hall Road and two residential properties to 
the south in an auction. He explained they are in the process of upgrading the building 
on the corner so they can move their retail store to that location. Mr. Knickerbocker 
explained they split the building in half and another business called Decoy Arts will be 
moving into the other half of the building. Mr. Knickerbocker stated they were tight on 
parking so he would like to use some of the side yard on the residence to create a 
better parking area and to improve access to the building. He explained he had spoken 
to the pizza place next door, and they like the idea he presented which was to clean up 
the tree line and to connect the two parking lots so there is a nice flow through for fire 
vehicles and to improve the traffic flow of both properties.  
 
Mr. Self said they have really made the building look nice and it is a vast improvement 
to that corner.   
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Mr. Burkett summarized the staff report dated April 26, 2013, stating the applicant was 
requesting approval to rezone the property to C-PUD to allow a portion of the property 
to be used for the operation of a pool and spa sales and service business and a portion 
of the property to remain as single family residential homes. He explained the location 
of the site, the surrounding properties zoning districts, the Land Use Plan designations, 
the existing site conditions, photos of the existing buildings, the current permitted uses, 
the proposed allowed uses, and a condition in the resolution regarding the single family 
homes. Staff recommended approval of the case with nine conditions.  
 
There being no public input, the public hearing was closed.  
 
Mr. Groesbeck echoed Mr. Self’s comments regarding the significant improvement of 
the lot.  
 
Mr. Groesbeck said Mr. Knickerbocker mentioned extending the parking onto the R-1A 
lot to the south. He said he saw where it said if there were any changes to the site plan, 
the applicant would have to come back to get a modification to the PUD specific site 
plan. Mr. Groesbeck asked if there were any issues with him encroaching into the 
residential lot to the south and questioned if there was enough space there to do that. 
Mr. Burkett said there is a condition that says the way the site exists now would be the 
specific site plan. He explained if the applicant would want to make changes he would 
have to go through the modification process to see how and if they could fit inthe 
parking lot. Mr. Groesbeck thought the idea of having the two parking lots joined was a 
great idea, and was curious to see how it would be designed. Mr. Burkett said he was 
looking forward to the challenge of bringing the site plan forward. Mr. Groesbeck 
requested they make sure enough handicap parking is available when it gets 
redesigned. 
 
Mr. Groesbeck asked if there were dumpsters on the property. Mr. Burkett said typically 
that is handled at the specific site plan stage, but there is also a requirement in the 
Code that they are required to install a dumpster enclosure if they put a dumpster on the 
site. Mr. Groesbeck said there is language in the resolution regarding the single family 
homes having to revert to the C-PUD permitted uses if the structure is more than 60% 
damaged, and questioned how they are monitored and enforced. Mr. Burkett gave an 
example if the house burned and how it would be determined. Mr. Groesbeck said there 
is nothing else that triggers the corporate memory that says the properties are 
supposed to be reverted. Mr. Burkett said it is institutional knowledge.    
 
Mr. Tornichio echoed Mr. Groesbeck and Mr. Self’s comments about the site, and said 
what the citizens have seen since he has purchased the property has been a vast 
improvement. He said while this application has been pending he has had several 
people ask him if the operation on St. Rt. 68 would be closing and that would all be 
moved here. Mr. Tornichio asked if he could confirm that the 68 location is not shutting 
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down. Mr. Knickerbocker said they have 6 retail stores right now, and the Beavercreek 
store is the only one they don’t own so they felt it is just logical to move out of a rented 
location into a building that they own. He said the location on St. Rt. 68 is their 
warehouse and is where all their trucks park and is very key to their organization. Mr. 
Knickerbocker said the other five retail store locations will also remain.  
 
Mr. Tornichio asked if Mr. Burkett could explain what the logic was to strike 26 permitted 
uses. Mr. Burkett said a lot of it is based on the size and access of the site. He stated 
the building is very close to the light. Mr. Burkett said he struck items that were not 
stand alone uses that would go in a shopping center and would go hand and hand with 
other retail establishments. Mr. Burkett and Mr. Tornichio discussed what the difference 
was between “Dressmaking, seamstress” and “Dry – cleaning and laundry (pick-up 
stations)”. Mr. Tornichio questioned why staff didn’t strike drug stores. Mr. Tornichio 
said he thought some of the selections have been on a whim, and that is why he was 
wondering how they were chosen.   
 
Mr. Kruszynski asked when they typically discuss the handicap parking. Mr. Burkett said 
that will be at any modification to the specific site plan. Mr. Kruszynski asked if Mr. 
Knickerbocker was planning on parking vehicles outside overnight. Mr. Knickerbocker 
said there would be none, and all the large trucks would stay at the Xenia facility. Mr. 
Kruszynski asked what the intent was for the second story of the building. Mr. 
Knickerbocker said the building is a combination of uses and it has been since the 
1950’s because there is a three bedroom apartment upstairs that was occupied when 
he purchased it. Mr. Knickerbocker said in the future the front of the building will be 
office space below and the residence on the second floor will remain. Mr. Kruszynski 
said as he listened to Mr. Tornichio and Mr. Burkett discuss the permitted uses, he 
questioned if the difference between having a seamstress and a dry-cleaners was due 
to one having a greater frequency than the other. Mr. Burkett said yes the volume of 
traffic and the volume of users were taken into consideration.   
 
Mr. Self said in the future if Mr. Knickerbocker finds a tenant that does not fit on the list 
of permitted uses he can always bring the case before the Commission to get approval. 
Mr. Self questioned if the northern R-1A lot was reduced in size if it would still meet the 
R-1A lot requirements. Mr. Burkett said the lot would not be R-1A because it will all be a 
PUD. Mr. Self said that means that there will be a residential use as a conditional use in 
a C-PUD. Mr. McHugh stated it is a pre-existing condition. Mr. Self asked if there would 
be a need to do a lot combination now or in the future. Mr. Burkett said maybe for tax 
purposes for the property owner. 
 
Mr. Self asked if something happened to the northernmost house and Mr. 
Knickerbocker decided to use that space as parking would that require a recombination 
of the two northern lots. Mr. Burkett said a parking lot would not require it, but if a 
building was constructed then it would need to be combined. Mr. Self said he noticed 
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Mr. Knickerbocker kept the large garage door, and said that curb cut has always 
concerned him because it is so close to the intersection. He asked if it would be blocked 
so that a person does not enter or exit from that access point. Mr. Knickerbocker said 
he wants to talk to the Planning Department about the possibilities of what he can do 
with it. He said the purpose of the garage door is to get the spas in, and agreed it was a 
bad place for a curb cut and it is not very functional.  
 
Mr. Self said Mr. Knickerbocker talked about taking out the tree line between the 
property under discussion and the property to the west, and asked if it could be done 
now. Mr. Burkett said nothing can be done now specifically requiring the neighbor to 
remove trees. Mr. Self asked if a cross-access agreement with the pizza place could be 
done now or if it would have to be part of a modification to the specific site plan. Mr. 
Burkett said if it was an expansion of the parking lot then it would have to be done as a 
modification. Mr. McGrath said the Pizza Dive has intentions on improving their property 
and part of the improvements could be removing the brush and trees for preparation for 
the cross- access agreement. He said he did not think it was conducive to run the traffic 
through currently, but there is nothing to stop them from preparing for that. Mr. McGrath 
said the cross-access agreement can be agreed upon and recorded as an independent 
document.   
 
Mr. Tornichio MOVED to approve PUD 13-2 with nine conditions: 
 
1. The concept plan stamped “Received April 18, 2013” is the approved concept plan 

and shall be incorporated as part of this rezoning approval except as further 
modified by the following conditions. 
 

2. The permitted and conditional uses for the 11,700 square foot building of this C-PUD 
shall be the sales and services of pools, spas, hot tubs, and the following permitted 
and conditional B-2 uses: 
 
• Adult Day Care Facilities (overnight stay not permitted)  (Conditional) 
• Antiques and secondhand merchandise stores 
• Appliance repair services  (Conditional) 
• Appliances and supplies ‑ retail  (Conditional) 
• Art and crafts and school supply stores and accessory instruction 
• Art galleries 
• Artist, sculptor and composer studios 
• Bakery and donut shops, (retail) 
• Banking services (financial) 
• Barber and beauty service and tanning salons 
• Bicycle sales (retail), rental and repair 
• Billiard rooms 
• Brewery 
• Brewery, micro (with retail sales)  (Conditional) 
• Brewery, micro 
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• Brew pub 
• Building Entry Systems  (Conditional) 
• Business machine, sales and service 
• Catering service 
• Cellular telephone and other wireless telecommunication equipment retail 
• China and glassware stores ‑ retail 
• Churches (See Places of religious assembly) 
• Clothing, apparel and accessory stores 
• Computers: sales and service of new and used desk top and lap top computers,  components, 

software and peripherals 
• Contract constructions services office and showroom (no outdoor storage) 
• Delicatessen 
• Dental laboratory services 
• Dental services 
• Drapery stores 
• Dressmaking, seamstress 
•  
• Drug stores 
• Electronics sales and/or service (consumer retail) 
• Farmer's market 
• Floor covering stores 
• Florist ‑ retail 
• Funeral services and accessory crematory services  (Conditional) 
• Furniture, home furnishing and equipment ‑ retail 
• Furriers and fur apparel sales, repair and storage 
• Gifts, novelties, greeting cards and stationery stores 
• Grocery stores ‑ including specialty stores such as meat, candy, dairy, and the like 
• Hardware stores 
• Health club, inside activity only 
• Heating, air conditioning and plumbing service and repair (excluding well drilling)  (Conditional) 
• Heating, air conditioning and plumbing stores ‑ retail  (Conditional) 
• Hobby shops 
• Holistic health center 
• Income tax preparation 
• Interior decorating stores and services 
• Jewelry stores ‑ retail 
• Latch‑key programs  (Conditional) 
• Laundry and dry‑cleaning ‑ self‑service (coin‑op)  (Conditional) 
• Locksmith 
• Massage therapy and medical massage or massotherapy 
• Medical clinics ‑ outpatient services 
• Medical laboratory services 
• Music, musical instrument stores ‑ retail 
• Newspaper, magazine and book stores ‑ retail 
• Nursery school/day care centers in accordance with '158.127  (Conditional) 
• Nursing or convalescent home  (Conditional) 
• Offices are as follows: 

 Accounting, auditing and bookkeeping services 
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 Advertising services 
 Business associates 
 Civic, social and fraternal associations meeting rooms and offices but not including accessory 

facilities serving food and beverages.  (Conditional) 
 Credit reporting, adjustment and collection service 
 Detective and protective services 
 Duplicating, and mailing services 
 Educational and scientific research services 
 Employment services 
 Engineering and architectural services 
 Engineering research and prototype development associated with offices  (Conditional) 
 Executive, administrative and similar enterprises 
 Financial holding and investment services 
 Insurance carriers, agent broker and services 
 Labor unions and similar labor organizations (excluding hiring halls) 
 Legal services 
 Professional and membership organizations 
 Real estate and related services 
 Security and commodity brokers 

• Office furniture stores ‑ retail 
• Office supply stores 
• Optical services and sales 
• Paint and wallpaper stores 
• Pet grooming 
• Photographic supplies, services and studios 
• Physician services 
• Place of religious assembly  (Conditional) 
• Pre‑schools  (Conditional) 
• Printing services 
• Public buildings including community center buildings and libraries 
• Public utility buildings, telephone exchanges, transformer stations and substations except garage 

and maintenance buildings  (Conditional) 
• Recreation facilities and customary accessory buildings and gymnasiums  (Conditional) 
• Research and engineering laboratories  (Conditional) 
• Restaurants ‑ inside and accessory drive thru service only 
• Schools are as follows: 

 Art and music schools 
 Barber and beauty 
 Business, stenographic, correspondence and typing 
 Dancing 
 Driver training 
 Technical training schools NEC 

• Shoe repair, shoe shining and hat cleaning services 
• Shoe stores 
• Sporting goods stores ‑ retail 
• Tailor shops 
• Travel bureaus and ticket sales 
• Tutoring centers 
• Variety stores ‑ retail 
• Vehicle parts and accessories, (retail) 
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• Vehicle wash facilities  (Conditional) 
• Veterinary office, no overnight stay 
• Watch, clock and jewelry repair services 
• Wig shops 
 

3. The permitted and conditional uses for the two single family residential structures of 
this C-PUD shall be those allowed in RO-1 and R-1 districts while the current 
residential structures exist. 
 

4. Should the single family residential structures be demolished or be damaged by 
explosion, fire or act of God, to the extent of 60% or more of its reproduction value at 
the time of damage, the uses of that portion of the PUD shall revert to the permitted 
and conditional uses listed in Condition #2.  
 

5. Building and parking setbacks and buffers shall be as established by Planning 
Commission and/or City Council at any modification of the Specific Site Plan.  
 

6. All new buildings shall incorporate four-sided architecture and shall have no 
apparent rear. The buildings shall be designed as required by the Planning 
Department, Planning Commission and City Council at any modification of the 
Specific Site Plan.  
 

7. The access points and types of access shall be subject to the approval of the City 
Engineer, Planning Commission, and City Council at any modification of the Specific 
Site Plan. 

 
8. All stormwater and detention issues related to this development shall be reviewed 

and approved by the City Engineer, Planning Commission and the City Council at 
any modification of the Specific Site Plan.  
 

9. The property in its existing condition shall be the approved Specific Site Plan, 
subject to the conditions in this resolution. Any changes to the site shall go through 
the Specific Site Plan modification process, as outlined in Section 158.070 of the 
Zoning Code.  

 
Motion was seconded by Mr. Groesbeck, and PASSED by a roll call vote of 4-0. 
(Archibald absent)  
 
SUBDIVISIONS 
S-13-3, Rolin Subdivision 
Mr. McGrath summarized the staff report dated April 23, 2013, on a request by Ronald 
Miller, 2541 Eagle View Drive, Beavercreek, OH 45431. The applicant is requesting final 
subdivision approval of 5.392 acres, including right-of-way to be dedicated, located at 
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819 Factory Road. The property was rezoned from B-3 General Business District to a 
Planned Unit Development in February of 2013. Staff recommended approval with three 
conditions.  
 
Mr. Self questioned if Lot 3 would not have direct access onto Factory Road, and if it 
would have access from the access drive. Mr. McGrath stated that was correct. Mr. Self 
asked if they could condition if Lot 2 redevelops that the curb cut would have to be 
located off the access drive. Mr. McGrath said it could not be conditioned, and there are 
no conditions on Lot 3 either. He said Lot 3 will have access off the access drive 
because it is not developed and there is no existing curb cut on Factory Road for it, and 
if Lot 2 gets redeveloped staff will look at every possibility to have access of the access 
drive and removing the curb cut on Factory Road.     
 
Mr. Groesbeck MOVED to approve S-13-3 with three conditions: 
 
1. The approved record plan shall be the plan stamped “Received March 20, 2013”, 

except as modified below.  
 

2. All concerns and comments of the Planning and Zoning Department, City Engineer, 
Greene County Sanitary Engineering Department, Greene County Auditor, Dayton 
Power & Light, and the Beavercreek Township Fire Department shall be addressed 
and satisfied prior to release of the record plat for recording.  
 

3. Prior to release of the record plat for recording, the applicant shall provide a digital 
format file of the subdivision in Autocad or .dxf format.  

 
Motion was seconded by Mr. Tornichio, and PASSED by a roll call vote of 4-0. 
(Archibald absent)   
 
Mr. McGrath said the Commission has seen many cases where a preliminary and final 
subdivision are duplicates. He explained staff worked with Mr. McHugh and the intent in 
the Subdivision Regulations for a preliminary subdivision is to be a placeholder and for it 
to be a recorded document that shows the layout of roads so if any property is 
developed around that area they have to follow the preliminary subdivision drawing and 
take that into consideration when developing their own property. He said staff and Mr. 
McHugh have agreed that the preliminary process can be eliminated if they are ready to 
move forward with the final subdivision.      
 
S-13-4, Northview Acres Subdivision 
Mr. McGrath summarized the staff report dated April 25, 2013, on a request by Edwin 
and Wilma Stafford, 3667 Shakertown Road, Beavercreek, OH 45430. The applicant is 
requesting final subdivision approval of 11.978 acres, including right-of-way to be 
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dedicated, located at 3667 Shakertown Road, near the intersection of Farmbrook Drive 
and Shakertown Road. Staff recommended approval with five conditions.  
 
Mr. Groesbeck asked what the purpose of the 50-foot wide by 618.23-foot deep strip of 
land was along the eastern property line. Ed Stafford, 3667 Shakertown Road, said it 
was a drive that led to a 17 acre farm field that they sold to Sunset Bluff. He said it is a 
strip of land that he couldn’t do anything with so they added it to the new proposed lot to 
the east.   
 
Mr. Self said the zoning is going to remain A-1 and questioned what other uses would 
be permitted besides farming and building a single family home on it. Mr. McGrath said 
there are conditional uses that are permitted in A-1 Districts.  
 
Mr. Tornichio MOVED to approve S-13-4 with five conditions: 
 
1. The approved record plan shall be the plan stamped “Received April 4, 2013”, 

except as modified below.  
 

2. All concerns and comments of the Planning and Zoning Department, City Engineer, 
Greene County Sanitary Engineering Department, Greene County Auditor, Dayton 
Power & Light, and the Beavercreek Township Fire Department shall be addressed 
and satisfied prior to release of the record plat for recording.  
 

3. Fees-in-lieu of parkland shall be required to be paid, as outlined in §155.087 of the 
Subdivision Regulations, prior to the release of a Residential Zoning Permit for any 
residential structure constructed on Lot 2. An appraisal determining fair market value 
of the development, conducted no earlier than one year prior to the issuance of a 
residential zoning permit, shall be provided to the Planning and Zoning Department 
in order to calculate those fees.  
 

4. The final location of any future driveway on Lot 2 shall be reviewed and approved by 
the Engineering Department prior to construction.  
 

5. Prior to release of the record plat for recording, the applicant shall provide a digital 
format file of the subdivision in Autocad or .dxf format.  

  
 
Motion was seconded by Mr. Kruszynski, and PASSED by a roll call vote of 4-0. 
(Archibald absent)  
 
DISCUSSION TIMES 
Appointments to the Colonel Glenn Highway Corridor Task Force  



BEAVERCREEK PLANNING COMMISSION, 5/1/13 
 
 

10 

Mr. Burkett explained recently there was a Dayton-Xenia Corridor Study done and staff 
asked two Planning Commission members to volunteer to be liaisons on the committee.  
He explained staff is requesting the same tonight for a Colonel Glenn Highway Corridor 
Study. Mr. Burkett stated at the Council meeting, Council requested staff include two 
Planning Commission members, and to also include partners from the City of Fairborn, 
Bath Township, Wright Patterson Air Force Base, and Wright State University.  
 
After discussion, Mr. Self volunteered to be on the committee and it was requested for 
staff to get in contact with Mr. Archibald and see if he would be interested in serving on 
the committee also.  
 
Mr. Tornichio said when he served on the Dayton-Xenia Corridor Task Force there was 
mention that the next corridor study was going to be Kemp Road, and questioned why 
staff  was going to do the Colonel Glenn Highway area now. Mr. Burkett explained there 
was some interest in Kemp Road, but looking at Colonel Glenn Highway it needed 
some thorough long term planning rather than Kemp Road. He said staff felt like 
Colonel Glenn Highway was more of a pressing issue.  
 
Mr. Tornichio said if Mr. Archibald is not interested in being on the committee then he 
would do it.  
 
Mr. Kruszynski MOVED to excuse Mr. Archibald. Motion was seconded by Mr. 
Groesbeck and PASSED by majority voice vote.  
 
Mr. Tornichio MOVED adjournment at 7:56 p.m., seconded by Mr. Kruszynski. Motion 
PASSED by majority voice vote.    
 
 
________________________ 
Melissa Gillaugh 
Deputy Clerk 


